
MEMORANDUM
COMMUNITY DEVELOPMENT RESOURCE AGENCY

PLANNING SERVICES DIVISION
County of Placer

TO: Honorable Board of Supervisors      DATE: August 23, 2022

David Kwong, Community Development Resource Agency DirectorFROM:
BY: Nick Trifiro, Senior Planner

SUBJECT: Appeal Of the Planning Commission’s Denial of the 3M Event Center Conditional 
Use Permit (PLN22-00053)

ACTIONS REQUESTED
1. Conduct a Public Hearing to consider an appeal filed by the property owner, Gus Mathiopoulos

on behalf of Mathiopoulos 3M Family LP;
2. Deny the appeal filed by the property owner, Gus Mathiopoulos;
3. Uphold the Planning Commission’s June 9, 2022 decision to deny the 3M Event Center

Conditional Use Permit (PLN22-00053); and
4. Find that the project is statutorily exempt from environmental review pursuant to provisions of

Section 15270 of the California Environmental Quality Act Guidelines and Section 18.36.010
(G) of the Placer County Environmental Review Ordinance (Projects which are disapproved).

BACKGROUND
On February 8, 2022, Gus Mathiopoulos, on behalf of Mathiopoulos 3M Family LP (Appellant) 
filed a Conditional Use Permit application to permit daily rental of a former 11,000 square foot 
restaurant building as an event center to conduct indoor events including music, weddings, 
birthdays, quinceañeras, and private meetings. The 5.3-acre parcel is the Penryn Parkway 
Business Park located at 3129 Penryn Road in Penryn immediately northwest of Interstate 80. 
The business park includes other commercial buildings in addition to the former restaurant, as 
well as a gas station and convenience store. A paved parking and circulation area provides 
common parking facilities for the retail center, gas station, and former restaurant building. The 
project site borders Penryn Road to the west, undeveloped property to the east, Interstate 80 to 
the southeast, and undeveloped property (future Penryn Townhomes PSUB20060767) to the 
north. 

Setting
The parcel is located in the Penryn Parkway area of the Horseshoe Bar/Penryn Community Plan 
and is zoned Neighborhood Commercial, combining Use Permit, combining Design Scenic 
Corridor. The Penryn Parkway is a mixed-use area and due to its proximity to Interstate 80 and 
necessary public infrastructure (e.g., sewer and water services), the designation is intended to 
provide services to both local residents and travelers along the freeway. Such uses may include 
multifamily residential, professional office and commercial uses.

The Community Plan includes several goals and policies that are applicable to the project. The 
Community Plan addresses compatibility with neighboring land uses (Community Development 
Element, Goal 2.f.) and maintaining the “…Penryn Parkway Commercial area as a Highway 
Service oriented retail area which also allows for residential uses” (Community Development 
Element, Goal 2.i.). Goal 2.i further states “…development should carefully consider impacts on 

605



Honorable Board of Supervisors
August 23, 2022
Appeal of Planning Commission’s Denial of the 3M Event Center CUP (PLN22-00053)
Page 2

1
6
8
7

surrounding land uses…” Public Facilities & Services Policy 3e. states the “Intensity of use of 
individual parcels and buildings shall be governed by considerations of: health and safety, impact 
on adjoining properties due to noise, traffic, night lighting, or other potentially disturbing 
conditions; and protection of natural land characteristics. Visibility of structures, preservation of 
natural landform and natural resources, topography, noise exposure, maintenance of rural quality, 
and compatibility with to the surrounding properties, shall be considered in preparing subdivision 
designs…”  and Public Facilities & Services Policy 6.a.4 states “Consider public safety issues in 
all aspects of commercial, industrial and residential project design.” 

Event Center History
The restaurant building was initially constructed in 1960 and operated as a restaurant until its 
closure in recent years. The Penryn Parkway Business Park portion of the site was added in 2005 
and has operated since that time. The restaurant had operated continuously from 1960 to 2017. 
After closure of the restaurant in 2017, the Appellant began to operate the building as an event 
center, but without an approved Conditional Use Permit. 

In April and May 2019, the Appellant submitted two Business License applications to permit the 
property as a commercial event center. The County reviewed both applications and informed the 
Appellant in a letter dated May 10, 2019, that the licenses could not be approved unless a Conditional 
Use Permit was first sought and approved. The Appellant’s representatives contacted front counter 
staff on at least two occasions after receiving the letter to question the use permit requirement and 
were provided with this same information. 

On November 18, 2021, the Planning Services Division was contacted by the Placer County Sheriff’s 
Office (PCSO) regarding unpermitted events at the former restaurant building that were expected to 
draw large crowds scheduled for November 26, 2021 and December 10, 2021. Promotional 
materials for the events indicated the events would have amplified music and “bottle service”. On 
November 22, 2021, the Planning Services Division notified the Appellant that 3M Event Center was 
prohibited from conducting any events (Attachment B, Planning Commission Staff Report at page 
35 (Attachment D)). On November 23, 2021, a Temporary Outdoor Event application was submitted 
to the Planning Services Division for the events. The applicant (Eric Stephens on behalf of the 3M 
Event Center) was informed that there is generally a 60-day lead time for such applications. The 
PCSO also received an application for a license from the California Department of Alcoholic 
Beverage Control (ABC) to serve alcohol for the November 26, 2021 event. The ABC license was 
also denied since there was no Conditional Use Permit to operate an event center. Despite being 
notified that the events were prohibited, the November 26, 2021 event was held and resulted in 
approximately 200 cars on the property and the arrests of two individuals for illegally possessing a 
firearm.  A calendar for the 3M Event Center listed seven additional events scheduled for December 
2021 and another five for January of 2022.  

On December 2, 2021, Code Compliance staff issued a Notice of Violation to prevent any further 
events from occurring until a Conditional Use Permit and Business License were obtained. On 
December 7, 2021, County Counsel filed an application with the Placer County Superior Court for a 
temporary restraining order and preliminary injunction to prevent any further events from occurring 
at the site. The temporary restraining order was granted by the court on December 8, 2021, and the 
preliminary injunction was granted on January 19, 2022. The injunction prohibits the Appellant from 
holding any events on the site until trial or further Court order. As of this writing, a trial is scheduled 
to occur in January 2023. 
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Conditional Use Permit Request
The Appellant is now seeking approval of a Conditional Use Permit to bring the parcel into 
compliance with requirements of the County Zoning Ordinance. The project proposes to allow 
daily rental of the former 11,000 square foot restaurant building as an event center for indoor 
events, such as small concerts, parties, weddings, birthdays, quinceañeras, and private meetings. 
The Appellant proposes event center hours of operation to occur daily from 9:00 AM to 12:00 AM, 
with no time restrictions for clean-up work to be performed after the events. The Appellant also 
requests that a maximum attendance of 240 persons be allowed for any event, and that there are no 
requirements to include event center staffing to support event operations and to enforce limitations 
on attendance or hours of operation. No exterior building or site improvements are proposed as part 
of the project.

JUNE 9, 2022 PLANNING COMMISSION HEARING
The proposed Conditional Use Permit was heard by the Planning Commission on June 9, 2022. 
At that hearing, staff presented an overview and analysis of the Conditional Use Permit request. 
The presentation included a discussion of the Appellant’s history of operating the former 
restaurant building as an event center without a use permit and the resulting public safety issues 
and law enforcement activities that resulted.  Staff further described that these and related issues 
were raised by members of the Horseshoe Bar/Penryn Municipal Advisory Council (MAC) and 
meeting attendees at MAC meetings held on March 22, 2022 to receive an informational 
presentation of the project, and on May 24, 2022 to hear the project as an action item and make 
a recommendation to the Planning Commission. 

Also discussed at the Planning Commission hearing was staff’s unsuccessful attempts to work 
with the Appellant to voluntarily incorporate operational controls and limitations to ensure that 
project operations are consistent with Community Plan policies pertaining to compatibility with 
neighboring Penryn Parkway area land uses, and to ensure protection of the public, health, safety, 
and welfare. Those operational controls included proposed limitations on hours of operation and 
event attendance, and provision of event staffing for security purposes. 

The Appellant originally proposed to operate the event center from 6:00 AM to 1:30 AM up to seven 
days per week, while staff proposed they restrict hours of operation to occur from 6:00 AM to 10:00 
PM, with clean-up crews allowed to remain onsite until 11:00 PM. The Appellant responded during 
the hearing that they were willing to reduce their hours of operation to occur between 9:00 AM to 
12:00 AM daily, with no time restrictions for clean-up crews. The Appellant also originally proposed 
a maximum of 325 attendees for any given event, but staff requested that the Appellant limit 
attendance to 150 persons. The Appellant stated during the hearing that they were only willing to 
reduce the maximum number of attendees to 240 persons. Lastly, the Appellant proposed that 
renters would remain responsible for all event operations during their rental period and did not 
propose any event staffing, despite County staff requests to provide event staffing to ensure 
compliance with operational limitations and site security. Staff reiterated that other event facilities 
in the County have staff onsite during events that are employees of the event centers. 
Incorporation of these requirements and limitations would ensure operational parity between the 
3M Event Center project and other similar event center operations in the nearby area. 

Two comment letters (emails) were received prior to the hearing in opposition of the project. Both 
letters raised concerns regarding the lack of event security, hours of operation, and parking lot 
safety issues due to poor site conditions. In addition, two persons provided verbal testimony in 
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opposition to the project during public comment. Comments focused on the inconsistency of 
events with the Horseshoe Bar/Penryn Community Plan policies, compatibility with an adjoining 
residential use (the future Penryn Townhomes project which has been approved for construction on 
the property directly to the north of the project site), type of events allowed, large crowds, lengthy 
hours of operation, and parking lot capacity and safety.

The Planning Commission considered staff’s analysis and the testimony from the public and then 
discussed these issues with the Appellant. The Appellant stated his disagreement with proposed 
operational controls including staff’s proposed limitations, claiming that it would negatively affect 
his ability to operate the business. Following a lengthy discussion of these issues with the 
Appellant the Planning Commission closed the public hearing and took action (6-0) to 
unanimously deny the Conditional Use Permit. The report prepared for the June 9, 2022 Planning 
Commission hearing is included with this report as Attachment B.

LETTER OF APPEAL
An appeal of the Planning Commission’s decision to deny the Conditional Use Permit was filed 
by the Appellant on June 14, 2022 (Attachment A). The appeal letter contends that the Appellant’s 
understanding from the June 9, 2022 Planning Commission hearing is that if “...we went along 
with the terms the Planning Department proposed it should be no problem…” Therefore, the 
Appellant is “…accepting the Planning Department’s proposed conditions.” The Appellant is 
referring to a letter included with his appeal submittal that was sent to him on March 28, 2022 by 
Planning Services Division staff (Nick Trifiro) which proposed operational controls for the 
Appellant to consider pertaining to event security, attendance, and hours of operation.

RESPONSES TO LETTER OF APPEAL

1. The Appellant asserts that his understanding is that if he went along with the terms the 
Planning Services Division proposed it should be no problem.

Staff Response
Even if terms County staff requested in the March 28, 2022, letter were considered and accepted 
by the Appellant, staff has determined there would be no degree of certainty that any operational 
restrictions would be followed given the historical lack of compliance with County restrictions, as 
discussed earlier in this report. The Appellant’s lack of compliance was further demonstrated by 
the Appellant's discussion of past actions at the Planning Commission hearing. At that hearing, 
the Appellant indicated that on June 3, 2019 he applied for a business license to operate the event 
center and informed County staff he would open in July 2019. The Appellant further stated that 
he started holding events in 2020 and 2021, and claimed he was not aware his business license 
was not approved until November 30, 2021. However, County staff did inform the Appellant in a 
letter dated May 10, 2019, that the licenses could not be approved unless a Conditional Use Permit 
was first sought and approved. The Appellant’s representatives also contacted front counter staff on 
at least two occasions after receiving the letter to question the use permit requirement and were 
provided with this same information. Lastly, on November 22, 2021, the Planning Services Division 
notified the Appellant that 3M Event Center was prohibited from conducting any events.

During the MAC meeting on March 22,2022 and at the Planning Commission hearing, the 
Appellant made it clear his preference for no event center staff by indicating he did not want to 
charge renters to pay for event security. During past operations, the Appellant has held that renters 
are solely responsible for all event operations during their rental period. Event operations would not 
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be hosted by any professional staff supplied by the event center operator. Other event facilities in 
the County have staff onsite that are employees of the event centers and who are responsible for 
the facility operations to ensure that renters comply with the operational allowances and limitations. 
This includes ensuring maximum attendance rates are not exceeded and that event operations 
cease at prescribed times. Event staff who are part of the facility rental agreement are an important 
aspect for ensuring that operational allowances and limitations are followed, and that standards of 
public health and safety are maintained.

2. The Appellant asserts that he accepts the Planning Services Division’s proposed 
conditions.

Staff Response
The purpose of staff’s letter sent to the Appellant on March 28, 2022, was to follow up with the 
Appellant in addressing specific concerns raised by MAC members, the public, and shared by 
County staff following the presentation of the project as an information item at the Horseshoe 
Bar/Penryn MAC meeting held on March 22, 2022. The letter identifies operational controls to 
address event security, limitations on attendance and hours of operation which the Appellant 
could consider. In the letter, staff requested the following:

1. Provide staffing for any events that have over 50 attendees (with the exception of any events 
involving worship services), at a ratio of one staff person for every 75 attendees;

2. Limit attendance to a maximum of 150 attendees for any given event rather than the 325 
persons requested by the Appellant in the original application filing; and

3. Limit hours of operation from 6:00 AM to 9:00 PM rather than 6:00 AM to 1:30 AM as 
requested by the Appellant in the original application filing.

Staff did not prepare the language in the letter as project conditions, but as terms the Appellant 
could consider. Since the Appellant never agreed to any of these terms, staff did not move forward 
with preparing conditions for the Conditional Use Permit.

In correspondence received by staff prior to the Planning Commission hearing, the Appellant 
indicated he was not willing to provide event center staffing, was only willing to limit attendance 
to 240 persons and hours of operation from 9:00 AM to 12:00 AM with no time restrictions for 
clean up crews. At the Planning Commission hearing, the Appellant stated that security could be 
provided for concert events, but that he did not agree to require renters to pay for event center 
staffing for other events such as birthdays and weddings. The Appellant indicated he was 
opposed to charging $250 to renters to provide event staffing because the renters wouldn’t feel 
comfortable with making such payments, even if the cost was built into the rental contract. The 
Appellant questioned the need to provide event center staffing, and after some discussion, he 
stated that his family members could provide staffing for events. However, he was unwilling to 
limit maximum attendance to less than 240 persons and did not agree to restrict event center 
hours. 

While the building can accommodate 240 guests as can the existing parking so long as large 
events occur during periods when parking demand is low in the remainder of the business park, 
staff has determined that without other operational controls, events of this size could easily get 
out of control and become a threat to public health and safety and are more likely to 
disproportionately impact law enforcement services. Accordingly, staff feels that the 150-person 
event attendance limitation proposed by staff and rejected by the Appellant is the maximum 

609



Honorable Board of Supervisors
August 23, 2022
Appeal of Planning Commission’s Denial of the 3M Event Center CUP (PLN22-00053)
Page 6

1
6
8
7

number that could be appropriate, but only if other limitations on event hours and staffing are 
implemented. 

County staff requested the Appellant incorporate provisions to provide staffing for events as 
described in the March 22, 2022, letter and explained that the event staff do not have to necessarily 
be professional security personnel but need to be capable of ensuring events are run in an orderly 
and safe manner. Prior to the Planning Commission hearing, the Appellant proposed that renters 
would remain responsible for all event operations during their rental period (as has been the 
operational model up to this point) and that event operations would not be hosted by any professional 
staff supplied by the event center operator. Staffing of events through volunteering family members 
as the Appellant has proposed at the Planning Commission hearing is not the equivalent to hiring 
staffing with event management experience. Other event facilities in the County have staff onsite that 
are employees of the event centers and who are responsible for the facility operations to ensure that 
renters comply with the operational allowances and limitations. 

Event hours for commercial event centers are not specifically limited by Placer County Code Section 
17.56.340 (Community Center, Commercial Event Center, Agricultural Event Center). However, staff 
has evaluated this issue in concert with the goals and policies of the Penryn Parkway portion of the 
Horseshoe Bar Community Plan and in recognition that the project will adjoin a residential land use, 
the future Penryn Townhomes project which has been approved for construction on the property 
directly to the north of the project site, and believes this limitation would ensure consistency with the 
Community Plan policy structure and compatibility with the adjoining future residential land use. 
Allowing clean-up crew operations to occur 24 hours a day, seven days a week, and allowing events 
to occur until 12:00 AM on weeknights would detrimentally impact neighbors and the community. 

RECOMMENDATION
Based on the analysis above, staff recommends the Board of Supervisors uphold the decision of the 
Planning Commission and deny the appeal, as supported by the following findings:

California Environmental Quality Act
The project is statutorily exempt from environmental review pursuant to provisions of Section 
15270 of the California Environmental Quality Act Guidelines (Projects Which are Disapproved) 
and Section 18.36.010 (G) of the Placer County Environmental Review Ordinance (Statutory 
exemptions) on the grounds that the project proposal should not be approved.

Conditional Use Permit
1. The proposed use is not consistent with the applicable policies and requirements of the 

Horseshoe Bar/Penryn Community Plan and the Placer County General Plan. Although the 
event center is an allowed use under the Penryn Parkway Community Plan designation with 
approval of a Conditional Use Permit, the Appellant has a history of defying property use 
restrictions and has made multiple public statements that he would not accept use restrictions 
of this property. County Staff made numerous attempts to work with the Appellant to 
incorporate requirements for event staffing, restrictions on hours of operation, and limitations 
on maximum attendance for event use, to ensure the project would not result in conflicts with 
Community Plan policies, compatibility impacts to neighboring land uses, nor impacts to public 
health and safety. Despite being notified by the Planning Services Division on multiple 
occasions through written and verbal communications that unpermitted scheduled private 
events were prohibited, the Appellant held the November 26, 2021 event and claimed he held 
events prior to that date in 2020 and 2021. Furthermore, after the preliminary injunction was 
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granted in favor of Placer County in January 2022 to prohibit any further events from being 
held, the Appellant continued to post banners on the property advertising rental availability of 
the 3M Event Center.

2. The operation of the proposed use will, under the circumstances of this particular case, be 
detrimental to the health, safety, peace, comfort and general welfare of people residing or 
working in the neighborhood of the proposed use, be detrimental or injurious to property or 
improvements in the neighborhood or to the general welfare of the County because the 
Appellant has a history of defying property use restrictions and has made multiple public 
statements that he would not accept use restrictions of this property. County Staff made 
numerous attempts to work with the Appellant to incorporate requirements for event staffing, 
restrictions on hours of operation, and limitations on maximum attendance to ensure the 
project would not result in noise, traffic or safety impacts to adjoining land uses or the 
community in general. Despite being notified by the Planning Services Division on multiple 
occasions through written and verbal communications that unpermitted scheduled private 
events were prohibited, the Appellant held the November 26, 2021 event and claimed he held 
events prior to that date in 2020 and 2021. Furthermore, after the preliminary injunction was 
granted in favor of Placer County in January 2022 to prohibit any further events from being 
held, the Appellant continued to post banners on the property advertising rental availability of 
the 3M Event Center.

3. The operation of the proposed use would not be consistent with the character of the immediate 
neighborhood and would be contrary to its orderly development, as evidenced by the historical 
lack of compliance with County use restrictions. Staff does not believe the Appellant would 
comply with the County imposition of requirements for event staffing, restrictions on hours of 
operation, or limitations on maximum attendance for event use, which would result in adverse 
effects to neighbors, the community, and adjacent residential land uses, including but not 
limited to the future Penryn Townhomes project which has been approved for construction on 
an adjoining property. For instance, despite being notified by the Planning Services Division 
on multiple occasions through written and verbal communications that unpermitted scheduled 
private events were prohibited, the Appellant held the November 26, 2021 event and claimed 
he held events prior to that date in 2020 and 2021. Furthermore, after the preliminary 
injunction was granted in favor of Placer County in January 2022 to prohibit any further events 
from being held, the Appellant continued to post banners on the property advertising rental 
availability of the 3M Event Center.

FISCAL IMPACT
The actions requested with this item have no fiscal impact.

ATTACHMENTS
Attachment A:  Appeal Letter submitted June 14, 2022 
Attachment B:  June 9, 2022 Planning Commission Staff Report (with attachments) 
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  COMMUNITY DEVELOPMENT RESOURCE AGENCY 
 PLANNING SERVICES DIVISION 

County of Placer 

Page 1 of 6

TO: Placer County Planning Commission 

FROM: Nick Trifiro, Senior Planner 

DATE: May 31, 2022 

SUBJECT: 3M EVENT CENTER 
CONDITIONAL USE PERMIT (PLN22-00053) 
STATUTORY EXEMPTION 
SUPERVISORIAL DISTRICT 3 (HOLMES) 

COMMUNITY PLAN AREA:  Horseshoe Bar/Penryn Community Plan 

GENERAL / COMMUNITY PLAN DESIGNATION:  Penryn Parkway 

ZONING:  C1-UP-Dc (Neighborhood Commercial, combining Use Permit, combining Design Scenic 
Corridor) 

ASSESSOR PARCEL NUMBER:  043-060-062-000 

STAFF PLANNER:  Nick Trifiro, Senior Planner 

LOCATION:  3129 Penryn Road, Penryn 

APPLICANT:  Gus Mathiopoulus, on behalf of Mathiopoulos 3M Family LP 

PROPOSAL: 
The applicant requests approval of a Conditional Use Permit to allow daily rental of a former 11,000 square 
foot restaurant building as an event center for indoor events, including music, weddings, birthdays, 
quinceaneras, and private meetings.  

CEQA COMPLIANCE: 
The recommended action is statutorily exempt from environmental review pursuant to Section 15270 of the 
California Environmental Quality Act Guidelines and Section 18.36.010 (G) of the Placer County 
Environmental Review Ordinance (Projects which a public agency rejects or disapproves). 

PUBLIC NOTICES AND REFERRAL FOR COMMENTS: 
Public notices were mailed to property owners of record within 300 feet of the project site. A public hearing 
notice was also published in the Sacramento Bee. Other appropriate public interest groups and citizens 
were sent copies of the public hearing notice. Community Development Resource Agency staff including 
the Engineering and Surveying Division, Department of Public Works, Environmental Health Services, 
the Fire Department and the Air Pollution Control District were transmitted copies of the project plans and 
application for review and comment. Comments from agency staff have been addressed in the analysis 
section of this report. No public comments were received at the time of report preparation. 

HEARING DATE:   June 9, 2022 
ITEM NO.:   2 

TIME: 10:20 A.M. 

1
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SITE CHARACTERISTICS: 
The subject parcel is located at the Penryn Parkway Business Park at 3129 Penryn Road in Penryn and is 
immediately north of Interstate 80. The project site is a former 11,000 square foot restaurant building within 
the southeastern portion of a 5.3-acre parcel. The Penryn Parkway Business Park retail center includes 
buildings along the northern and southern boundaries of the property. In addition, a mini-mart/gas station is 
located on the southwest corner of the property. A paved parking area, covering a majority of the property 
on two separate tiers, provides parking spaces for the retail center, gas station, and former restaurant 
building. 
 
The project site borders Penryn Road, undeveloped property and a church to the west, undeveloped 
property to the east, Interstate 80 to the south, and undeveloped property (future Penryn Townhomes 
PSUB20060767) to the north.  
 
The project site is located within the Penryn Parkway area of the Horseshoe Bar/Penryn Community Plan 
and is zoned Neighborhood Commercial, combining Use Permit, combining Design Scenic Corridor. The 
Penryn Parkway is a mixed-use area and due to its proximity to Interstate 80 and necessary public 
infrastructure (e.g., sewer and water services), the designation is intended to provide services to both local 
residents and travelers along the freeway. Such uses may include multifamily residential, professional office 
and commercial uses. 
 
 
EXISTING LAND USE AND ZONING: 

Location Zoning Placer County 
General Plan 

Existing Conditions 
and Improvements 

Site 
C1-UP-Dc 

(Neighborhood Commercial, combining Use 
Permit, combining Design Scenic Corridor) 

Penryn Parkway 
Former restaurant 
building in Penryn 

Parkway Business Park 

North 
C1-UP-Dc 

(Neighborhood Commercial, combining Use 
Permit, combining Design Scenic Corridor) 

Penryn Parkway  

Undeveloped; future 
multifamily residential 
development (Penryn 

Townhomes) 

South 
RA-B-X 4.6 Ac. Min. 

(Residential Agricultural, combining Minimum 
Building Site of 4.6 Acres)  

Rural Estate 4.6-20 
Acre Minimum Interstate 80 

East 
RA-B-X 4.6 Ac. Min. 

(Residential Agricultural, combining Minimum 
Building Site of 4.6 Acres) 

Rural Estate 4.6-20 
Acre Minimum Undeveloped 

West 
C1-UP-Dc 

(Neighborhood Commercial, combining Use 
Permit, combining Design Scenic Corridor) 

Penryn Parkway 

Penryn Road, vacant 
property, Church (Hope 

Lutheran Church), 
multifamily residential 
(Orchard at Penryn) 

 
BACKGROUND: 
The project proposes to allow daily rental of the former restaurant building as an event center. The building 
was constructed in 1960 and operated as a restaurant until its closure in recent years. After its closure, the 
applicant began to operate the building as an event center through daily rental for various private events, 
but without an approved Conditional Use Permit.  
 
In May 2019, the applicant submitted a Business License application to license the property as a commercial 
event center. The County reviewed the application and informed the applicant in a letter dated May 10, 2019 
that the license could not be approved since compliance with all requirements to operate a commercial event 
center were not met, including prior approval of a Conditional Use Permit (Attachment C Applicant 

2617



Page 3 of 6 
 

representatives contacted front counter staff on at least two other occasions after receiving the letter to 
question the use permit requirement and were provided with this same information.  
 
On November 18, 2021, the Planning Services Division was contacted by the Placer County Sheriff’s Office 
(PCSO) regarding unpermitted events scheduled for November 26, 2021 and December 10, 2021 at the 
former restaurant building that were expected to draw large crowds. Promotional materials for the events 
indicated the events would have amplified music and “bottle service”. On November 22, 2021, the Planning 
Services Division notified the applicant that 3M Event Center was prohibited from conducting any events 
(Attachment D). On November 23, 2021, a Temporary Outdoor Event application was submitted to the 
Planning Services Division for the events, but the applicant (Eric Stephens on behalf of the 3M Event Center) 
was informed that there is generally a 60-day lead time for such applications. The PCSO also received an 
application for a license from the California Department of Alcoholic Beverage Control (ABC) to serve alcohol 
for the November 26, 2021 event. The ABC license was also denied since there was no Conditional Use 
Permit to operate an event center. Despite being notified that the events were prohibited, the November 26, 
2021 event was held anyways and resulted in approximately 200 cars on the property and the arrests of two 
individuals for illegally possessing a firearm.  A calendar for the 3M Event Center listed seven additional 
events scheduled for December 2021 and another five for January of 2022.   
 
On December 2, 2021, Code Compliance issued a Notice of Violation to prevent any further events from 
occurring until a Conditional Use Permit and Business License was obtained. On December 7, 2021, County 
Counsel filed an application with the Placer County Superior Court for a temporary restraining order and 
preliminary injunction to prevent any further events from occurring at the site. The temporary restraining 
order was granted by the court on December 8, 2021, and the preliminary injunction was granted on January 
19, 2022. The injunction prohibits the applicant from holding any events on the site until trial or further Court 
order. As of this writing, a trial is scheduled to occur in January 2023.  
 
The applicant is now seeking approval of a Conditional Use Permit to bring the parcel into compliance 
with requirements of the County Zoning Ordinance. 
 
PROJECT DESCRIPTION: 
The project proposes to allow daily rental of a former 11,000 square foot restaurant building as an event 
center for indoor events, such as small concerts, parties, weddings, birthdays, quinceaneras, and private 
meetings. The applicant proposes event center hours of operation to occur daily from 9 am to 12 am, with 
no time restrictions for clean-up work to be performed after the events. The applicant also requests that a 
maximum attendance of 240 persons be allowed. No exterior building or site improvements are proposed 
as part of the project. 
 
The existing parking area that would serve the event center includes 163 parking spaces and serves other 
existing businesses in the Penryn Parkway Business Park retail center, including a gas station.  
 
DISCUSSION OF ISSUES: 
Community Plan Consistency / Neighborhood Compatibility  
The project site is located within the Penryn Parkway area of the Horseshoe Bar/Penryn Community Plan 
(Community Plan). The Penryn Parkway is a mixed-use area. Due to its proximity to Interstate 80 and 
existing public infrastructure such as sewer and treated water service, the designation is intended to provide 
services to both local residents and travelers along the freeway. Land uses identified in the community plan 
as desirable and consistent with the Parkway designation include multifamily residential, professional office, 
commercial uses, and highway services. 
 
The Community Plan includes several goals and policies that are applicable to the project. The Community 
Plan addresses compatibility with neighboring land uses (Community Development Element, Goal 2.f.) and 
maintaining the “…Penryn Parkway Commercial area as a Highway Service oriented retail area which also 
allows for residential uses” (Community Development Element, Goal 2.i.). Goal 2.i further states 
“…development should carefully consider impacts on surrounding land uses…” Public Facilities & Services 
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Policy 3e. states the “Intensity of use of individual parcels and buildings shall be governed by considerations 
of: health and safety, impact on adjoining properties due to noise, traffic, night lighting, or other potentially 
disturbing conditions; and protection of natural land characteristics. Visibility of structures, preservation of 
natural landform and natural resources, topography, noise exposure, maintenance of rural quality, and 
compatibility with to the surrounding properties, shall be considered in preparing subdivision designs…”  and 
Public Facilities & Services Policy 6.a.4 states “Consider public safety issues in all aspects of commercial, 
industrial and residential project design.”  
 
Due to known issues with how the facility has been operating and problems that have occurred that are 
concerning to the Placer County Sherriff and the community, staff has requested that the applicant voluntarily 
incorporate operational controls and limitations that would ensure that project operations are consistent with 
Community Plan policies regarding compatibility with neighboring land uses in the Penryn Parkway area, 
and that would ensure protection of the public, health, safety, and welfare. Staff’s analysis has determined 
that limitations and operational controls need to be placed on the proposed event center to achieve 
compatibility, however the applicant has been unwilling to incorporate these proposals as discussed further 
below.  
 
Event Staffing 
The applicant proposes that renters would remain responsible for all event operations during their rental 
period (as has been the operational model up to this point) and that event operations would not be hosted 
by any professional staff supplied by the event center operator. In other words, if the Conditional Use Permit 
is granted the operator would rent the facilities to private parties without including any staffing supplied by 
the event center operator. Under such a circumstance, staff has determined that there is no reasonable 
certainty that any operational requirements, limitations, or event controls would be followed as has already 
been demonstrated during the prohibited event that was conducted in November 26, 2021. Other event 
facilities in the County have staff onsite that are employees of the event centers and who are responsible for 
the facility operations to ensure that renters comply with the operational allowances and limitations. This 
includes ensuring maximum attendance rates are not exceeded and that event operations cease at 
prescribed times. Event staff that are part of the facility rental agreement are an important aspect for ensuring 
that operational allowances and limitations are followed, and that standards of public health and safety are 
maintained. Accordingly, County staff requested the applicant incorporate provisions to provide staffing for 
any events that have over 50 attendees (with the exception of any events involving worship services), at a 
ratio of 1 staff person for every 75 attendees. Staff explained that the event staff do not have to necessarily 
be professional security personnel, but need to be capable of ensuring events are run in an orderly and safe 
manner. In correspondence with County staff, the applicant stated he is not willing to provide any event 
staffing as a requirement of event center rental. 
 
Hours of Operation 
The applicant originally proposed to operate the event center from 6 am to 1:30 am up to seven days per 
week. Staff proposed to the applicant that they restrict hours of operation to occur from 6am to 10pm, with 
clean-up crews allowed to remain onsite until 11pm. The applicant responded they are willing to reduce their 
hours of operation from 9 am to 12 am, but that no restrictions would be placed on clean-up crew operation. 
 
Although Section 8 (Hours of Operation) of the Zoning Ordinance (17.56.340 Community Center, 
Commercial Event Center, Agricultural Event Center) does not specifically limit event hours for commercial 
event centers, staff has evaluated this issue in concert with the goals and policies of the Penryn Parkway 
portion of the Horseshoe Bar Community Plan as well as the fact that the project will adjoin a residential land 
use,  the future Penryn Townhomes project which has been approved for construction on the property 
directly to the north of the project site, and believes this limitation would ensure consistency with the 
Community Plan policy structure and compatibility with the adjoining future residential land use. Allowing 
clean-up crew operations to occur 24 hours a day, seven days a week, and allowing events to occur until 12 
am on weeknights would detrimentally impact neighbors and the community. Even if restrictions on hours of 
operation were incorporated, County staff has determined there would be no degree of certainty that the 
hours of operation would be observed nor that any other operational restrictions such as maximum 
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attendance rates would be adhered to given the historical lack of compliance with County restrictions, and 
the applicant’s preference for no event center staff.  
 
Limitations on Attendance 
The applicant originally proposed a maximum number of 325 attendees be allowed for any given event. 
In order to maintain compatibility with adjacent land uses and traffic safety, staff requested the applicant 
voluntarily limit attendance to a maximum of 150 attendees. A majority of the attendees will be arriving 
and leaving the parking area at the same time, which is unlike the previous restaurant use where 
customers arrived and left the restaurant throughout the day. In addition, parking spaces would need to 
be shared with other businesses in the business park that remain open. The applicant has responded 
that they are only willing to reduce the maximum number of attendees to 240 persons. While the building 
can accommodate this number of guests as can the existing parking so long as large events occur during 
periods when parking demand is low in the remainder of the business park, staff has determined that 
without other operational controls such as limitations on event hours or the provision of event staffing, 
events of this size can easily get out of control and become a threat to public health and safety, and are 
more likely to disproportionately impact law enforcement services. Accordingly, staff feels that the 150-
person event attendance limitation proposed by staff and rejected by the applicant is the maximum 
number that could be appropriate, but only if other limitations on event hours and staffing are 
implemented. 
 
HORSESHOE BAR/PENRYN MUNICIPAL ADVISORY COUNCIL: 
The Horseshoe Bar/Penryn Municipal Advisory Council (MAC) heard an informational presentation on 
the proposed 3M Event Center Conditional Use Permit on March 22, 2022. The MAC and community 
members expressed specific concerns, based on past events, the lack of event security, large number of 
event attendees, late hours of operation, law enforcement issues, potential for traffic, and impacts to 
neighboring businesses and property in the Penryn community. On May 24, 2022, the proposed project 
was presented as an “Action” item at the MAC. At this meeting, the MAC and community members 
continued to express similar concerns raised at the informational meeting on March 22. In addition, further 
issues were raised including parking lot safety due to existing site conditions and the ability to 
monitor/enforce future events to meet limitations and operation controls (event security, hours of 
operation, and limitations on attendance). After discussion of these concerns, the MAC unanimously 
approved a motion to recommend that the Planning Commission take action to deny the project as it was 
presented (Vote: 6-0).    
   
RECOMMENDATION: 
Based on the analysis contained in this report, staff recommends that the Planning Commission deny this 
Conditional Use Permit (PLN22-00053) to permit a daily rental of a former 11,000 square foot restaurant 
building as an event center, subject to the findings included below. 
 
FINDINGS: 
CEQA 
The project is statutorily exempt from environmental review pursuant to provisions of Section 15270 of the 
California Environmental Quality Act Guidelines and Section 18.36.010 (G) of the Placer County 
Environmental Review Ordinance (Statutory exemptions).  There is no exception to this finding. 
 
Conditional Use Permit 
The Planning Commission, having considered the staff report, supporting documents and public testimony, 
the Planning Commission hereby finds that: 

 
1. The proposed use is not consistent with the applicable policies and requirements of the Horseshoe 

Bar/Penryn Community Plan and the Placer County General Plan. Although the event center is an 
allowed use under the Penryn Parkway Community Plan designation with approval of a Conditional 
Use Permit, the applicant is unwilling to comply with the County’s request for event staffing, 
restrictions on hours of operation, and limitations on maximum attendance for event use, which would 
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result in conflicts with Community Plan policies addressing compatibility with neighboring land uses 
and would result in impacts to public health and safety. 

  
2. The operation of the proposed use will, under the circumstances of this particular case, be detrimental 

to the health, safety, peace, comfort and general welfare of people residing or working in the 
neighborhood of the proposed use, be detrimental or injurious to property or improvements in the 
neighborhood or to the general welfare of the County because the applicant is unwilling to comply 
with the County’s request for event staffing, restrictions on hours of operation, and limitations on 
maximum attendance, all of which are designed to reduce/eliminate impacts of noise/traffic/safety to 
neighbors.  

 
3. The operation of the proposed use would not be consistent with the character of the immediate 

neighborhood and would be contrary to its orderly development, because the applicant is unwilling to 
comply with the County’s request for event staffing, restrictions on hours of operation, and limitations 
on maximum attendance for event use which would adversely affect neighbors, the community, and 
adjacent residential land uses, including but not limited to the future Penryn Townhomes project which 
has been approved for construction on an adjoining property. 

 
 
Respectfully submitted, 
 
 
     
Nick Trifiro 
Senior Planner 
 
ATTACHMENTS 
Attachment A – Vicinity Map and Zoning Map 
Attachment B – Site Plan 
Attachment C – Business License Request Letter 
Attachment D – Letter Pertaining to Unpermitted Events at 3M Event Center 
 
cc: Jane Christenson – Interim CDRA Director 

EJ Ivaldi – Planning Director 
Clayton Cook – County Counsel 
Brad Brewer – Flood Control 
Ted Rel – Parks Division  
Michelle Darling – Environmental Engineering 
Angel Green – CDRA/Air Quality 
Katie Jackson – Public Works  
Danielle Pohlman – Environmental Health 
Michelle Lewis – Engineering and Surveying Division 
Horseshoe Bar/Penryn MAC 
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